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1.

INTRODUCTION

1.1

This report has been prepared on behalf of the Head of Property Services at
Stroud District Council in response to the Dursley Neighbourhood Plan Regulation
16 Consultation, which is open from 15th June to 27th July 2018.

1.2

The representation raises objection to the designation of two existing open spaces
in Dursley, Highfields Play Park and Field and Acacia Drive, as Local Green Space
(LGS). Site plans are attached at Appendix 1 and 2.
APPENDIX 1 – HIGHFIELDS PLAY PARK AND FIELD SITE PLAN
APPENDIX 2 – ACACIA DRIVE SITE PLAN

1.3

Stroud District Council is the landowner of the two sites described above.

1.4

No objection is raised to the designation of the following open spaces as LGS, also
currently owned by Stroud District Council. Slight cartographic amendment is
requested in order to ensure accuracy with regard to Long Street Town Green and
public highway land.
• Cambridge Avenue Play Area
• Long Street Town Green
• Union Street Green
• Holywell Orchard (that part within the Dursley Neighbourhood Plan Area)

1.5

Objection to the designation of the Highfields Play Park and Field and Acacia Drive
sites as LGS was previously made by the District Council as landowner to the
Neighbourhood Plan Steering Group on 8th March 2018.
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2.

PLANNING POLICY
National Planning Policy

2.1

The National Planning Policy Framework (2012) allows for the designation of Local
Green Space (LGS) at paragraphs 76 - 77 through the making of either Local
Plans or Neighbourhood Plans.
“76. Local communities through local and neighbourhood
plans should be able to identify for special protection
green area of particular importance to them. By
designating land as Local Green Space local communities
will be able to rule out new development other than in
very special circumstances. Identifying land as Local
Green Space should therefore be consistent with the
local
planning
of
sustainable
development
and
complement investment in sufficient homes, jobs and
other essential services. Local Green Space should only
be designated when a plan is prepared or reviewed, and
be capable of enduring beyond the end of the plan
period.
77. The Local Green Space designation will not be
appropriate for most green areas or open space. The
designation should only be used:

2.2

•

Where the green space is reasonably close to the
community it serves;

•

Where the green area is demonstrably special to a
local community and holds a particular local
significance, for example because of its beauty,
historic significance, recreational value (including
as playing field) or richness of its wildlife; and

•

Where the green area concerned is local in
character and is not an extensive tract of land.”
(emphasis added)

The designation of LGS is not an insignificant policy matter as the NPPF continues
at paragraph 78 that;
“78. Local policy for managing development within a
Local Green Space should be consistent with policy for
Green Belts.”

2.3

Only that development considered ‘appropriate’ in a Green Belt location is
therefore appropriate to be bought forward on LGS, such development is clearly
described at paragraph’s 89 and 90 of the NPPF and includes (but not exclusively)
• Buildings for agriculture and forestry
• Appropriate facilities for outdoor sport and recreation and cemeteries as
long as it preserves the openness of the Green Belt
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• The extension or alteration of existing buildings in the Green Belt (subject
to preserving openness)
• Replacement of existing buildings provided new building is in the same use
(subject to preserving openness)
• Limited infilling in villages – subject to Local Plan policies
• Redevelopment of brownfield sites (subject to preserving openness)
• Mineral extraction
• Engineering operations
• Local transport infrastructure
2.4

It is clear therefore that the designation of open space as LGS is not a matter to
be undertaken lightly and should only be undertaken during plan preparation
when there is demonstrable evidence to meet the requirements of NPPF
paragraphs 77 and 76.

2.5

The National Planning Practice Guidance (PPG) provides further guidance on the
designation of LGS stating that;
• The designation of LGS should not be used in any way to undermine the
identification of land suitable for meeting identified development needs
(Paragraph: 007 Reference ID: 37-007-20140306 (6th March 2014))
• Where sites are already protected by other designations such as AONB,
Conservation Area, SSSI then consideration should be given as to whether
a LGS designation would add any additional local benefit. (Paragraph: 011
Reference ID: 37-011-20140306 (6th March 2014))

2.6

The PPG requires Neighbourhood Plans to be prepared in General Conformity with
the adopted Local Plan in order to meet the Basic Conditions Test. Sub section e)
of paragraph 065 Reference ID: 410065-20140306 applies. 1 Put simply this
means the neighbourhood plan must be prepared in accordance with the policies
of the adopted Local Plan unless there are completing local reason otherwise.

2.7

The NPPG also states at Paragraph: 069 Reference ID: 41-069-20140306 that a
Neighbourhood Plan must not constrain the delivery of important national policy
objectives. The delivery of new housing is indeed a primary policy objective of the
current Government as evidenced by the Housing White Paper ‘Fixing our Broken
Housing Market’ (February 2017).

1

https://www.gov.uk/guidance/neighbourhood-planning--2
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Local Planning Policy
2.8

Dursley is a ‘First Tier Centre’ in the adopted Local Plan (Nov 2015), it is
therefore a primary focus for sustainable growth including both homes and
employment.

2.9

The adopted Local Plan, delegates the role of the identification of LGS to
Neighbourhood Plans through Policy ES13 – Protection of existing open space
stating;
“Local communities through Neighbourhood Plans shall
designate Local Green Spaces which are of importance to
them and are of particular local significance.”

2.10

The 2015 Local Plan Proposals Map identifies the Highfields Play Park and Fields
as Protected Outdoor Play space, the site is therefore subject to Policy ES13 Protection of existing open space. The site is situated outside the Dursley
Settlement Development Limits boundary adjacent to open fields to the south and
a small woodland to the east, Policy CP15 – A Quality Living and Working
Countryside therefore applies.

2.11

The area of the proposed LGS allocation at Acacia Drive is not subject to a policy
annotation on the 2015 Local Plan Proposals Map.

2.12

The Stroud Local Plan is currently under review and a new evidence base is being
prepared by the authority to support the local plan review, including the May
2017 Strategic Assessment of Land Availability (SALA).

2.13

Appendix 2 of the SALA ‘Deliverable and Developable Sites’ included Land off
Acacia Drive (Site ref: DUR002) as ‘suitable’, ‘available’ and ‘achievable’ for
residential development with the ability to contribute approximately 15 dwellings
to the authority’s 5-year housing land supply.

2.14

The Highfields Play Park site was also assessed by the Sept 2017 SALA and found
to be not suitable for development (Site ref: DUR014).

2.15

An Issues and Options consultation for the local plan review took place in October
2017. It continued to identify Dursley as a Tier 1 settlement in the settlement
hierarchy for the authority and therefore as a suitable location for development
for residential and employment purpose.
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3.

HISTORY OF LOCAL GREEN SPACE DESIGNATION

3.1

The Local Green Space evidence paper (May 2018) lists for all sites the number of
comments received from the many and varied local events that provided an
opportunity for the DNP SG to engage with the local community concerning LGS
designation. However there appears to be some mismatch in chronology with
responses on specific LGS sites cited from events held in June and early
September 2016 (Dursley Town Festival 25/06/16; Transition C&D Flower Show
3/9/16; Dursley Farmers market 10/9/16), all of which predate the selection of a
‘long list of all potential LGS’ as described at p.3 of the LGS evidence base as
taking place during October 2016.

3.2

The ‘long list’ of candidate LGS sites was then reduced to a ‘short list’ during
November and December 2016 with landowners of shortlisted sites bring
requested to comment on potential LGS designation in January 2017.

3.3

Letters were sent to those living in close proximity to the shortlisted LGS sites in
May 2017 and further informal consultation on LGS designation took place at the
Annual Town Meeting on 23rd May 2017 and the Dursley Carnival on 15th July
2017.

3.4

The Regulation 14 Consultation version of the Dursley Neighbourhood Plan (Nov
2017) provided the first formal consultation opportunity for responses to be
recorded with regard to LGS designation.

3.5

The LGS site designations were considered further by the Neighbourhood Plan
Steering Group and Dursley Town Council in April and May 2018 in the light of
information and comments received from various informal consultation events
and the Reg 14 consultation in November 2017, plus feedback from landowners
of the proposed LGS sites.

3.6

An evidence paper, dated May 2018, supporting the proposed Local Green Space
designations in the DNP has been published alongside the Regulation 16
consultation.
Highfields Play Park and Fields

3.7

The history of the consultation undertaken with regard to the allocation of the site
as LGS is rehearsed on p.14 of the LGS evidence document (May 2018).
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3.8

It is noteworthy that 11 responses in support of the designation of this site as
LGS were made before the long list of LGS sites was drawn up by the DNP
Steering Group.

3.9

Only 2 neighbour responses were received further to the neighbour letter drop in
support of the LGS designation of this site in May 2017.

3.10

The site was included in the Regulation 14 public consultation of the DNP as a
proposed LGS however only 1 response was received to this formal consultation
in support of the designation, (with 4 responses were received in support of all
LGS designations).

3.11

Notwithstanding the informal and formal opportunities for the local community to
comment on this LGS designation it is questionable whether this site is
‘demonstrably special’ to the local community given the very low response rate
received to the designation of the site as LGS since its long and short listing in
the autumn of 2017.

3.12

Stroud District Council as landowners wrote to the DNP Steering Group in March
2018 objecting to the designation, the objection is attached at Appendix 3.
APPENDIX 3 - STROUD DISTRICT COUNCIL OBJECTION
TO LGS ALLOCATIONS

3.13

Despite the objection of Stroud District Council as landowner the DNP was
submitted to Stroud District Council under Regulation 15 in June 2018 with the
site designated for LGS.
Land off Acacia Drive

3.14

The history of the consultation undertaken with regard to the allocation of the site
as LGS is rehearsed on p.19 of the LGS evidence document (May 2018).
However, should the LGS evidence base be read in isolation the Examiner would
not be aware that initial evidence considered by the DNP Steering Group on 18th
November 2015 which assessed that the site had potential for either housing or
as a community space. The relevant site assessment form is attached at
Appendix 4 and the Examiner’s attention is particularly drawn to the ‘findings
based on information’ at Section 5. This evidence is publicly available on the DNP
website. 2

2

https://www.dursleytowncouncil.gov.uk/site-assessments.html
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APPENDIX 4 – ACACIA DRIVE SITE ASSESSMENT FORM
3.15

The Regulation 14 and Regulation 16 DNP consultations have not included
potential development site allocations as the DNP has pursued a criteria-based
policy led approach to future development as an alternative to allocating sites.

3.16

It is noteworthy that the 7 responses cited in support of this LGS were received
before the site was ‘long listed’ by the DNP Steering Group in October 2017.

3.17

Only 1 response in support of the LGS designation was received in response to
the letter drop in May 2017.

3.18

The site was included in the November 2017 Regulation 14 public consultation of
the DNP as a proposed LGS. No responses were received to this formal
consultation in support of this particular designation, 4 responses were received
in support of all LGS designations.

3.19

Notwithstanding the informal and formal opportunities for the local community to
comment it is questionable whether this site is ‘demonstrably special’ to the local
community given the very low response rate received to the designation of the
site as LGS since its long and short listing in the autumn of 2017.

3.20

Stroud District Council as landowners wrote to the DNP Steering Group in March
2018 objecting to the designation, (the objection is attached at Appendix 3).

3.21

The DNP was submitted to Stroud District Council in June 2018 under Regulation
15 with the site designated for LGS.
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4.

OBJECTION TO ALLOCATION OF SITES FOR LOCAL GREEN SPACE (LGS)

4.1

Stroud District Council as landowner, continues to object to the designation of
both Highfields Play Park and Field and Acacia Drive as LGS. Generic objections
relating to both sites are considered below and are followed by site specific
objections for each designation.
Evidence Base supporting LGS designation

4.2

The NPPF is clear that LGS designation can only be applied where a site has
demonstrably special value to a local community and holds a particular local
significance because of its;
• Beauty
• Historic significance
• Recreational value
• Tranquillity or
• Richness of Wildlife

4.3

The evidence base that has been prepared to support the LGS designations does
not empirically assess the above criteria to provide a guide for designation or to
rank the candidate sites in terms of their importance to the local community.

4.4

The submitted evidence base describes the sites, their exposure to consultation
for LGS purposes and then documents the DNP Steering Group and Dursley Town
Council recommendation as to whether the site is to be designated as LGS or not.
It is considered that the evidence base, as currently presented, is not sufficient or
rigorous enough for LGS designation purposes.

4.5

Examples of methodologies to help assess candidate sites for LGS designation
include the Cotswold Council methodology which is considered to be an example
of an approach that is more thorough and rigorous in its analysis of sites. 3

4.6

It is considered that insufficient NPPF compliant evidence has been submitted to
justify the designation of the proposed LGS sites in the DNP.

3

https://www.local.gov.uk/sites/default/files/documents/Cotswold%20District%20Council
%20Community%20Toolkit.pdf p.37 -42
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4.7

As a Tier 1 settlement Dursley urban area is a suitable location for growth and
the local planning authority, through the review of the Local Plan, will consider all
potential development sites that are submitted to them for allocation in
accordance with national planning policy guidance.

4.8

The delivery of new housing is an acknowledged national policy objective and the
need for local plans to allocate small sites along strategic sites for new
development has been well trialled in the draft NPPF consultation (Spring 2018).

4.9

The revised NPPF is expected to be published shortly and will require a
percentage of all allocated sites in Local Plans for residential development to be
small to medium sized sites.

4.10

The District Council as landowner is duty bound to consider the potential of its
own land holdings across all settlements in the District for the delivery of new
housing through the Local Plan review. This is particularly important in Stroud as
the local authority continue to deliver their own social housing stock wherever
possibilities present the opportunity to do so.

4.11

A LGS designation carries the same weight as a Green Belt designation, the type
of development considered to be ‘appropriate’ in the Green Belt is severely
limited by national planning policy. The DNP should not fetter sites with policy
designations, such as LGS, that might prevent otherwise suitable development in
the future from coming forward.

4.12

The DNP evidence document ‘GRCC Dursley Housing Report 2015’ identifies in the
Summary at Section 6 p. 13 that affordability remains an issue for those looking
to buy or rent in Dursley.

4.13

The Reg 16 DNP states as its first housing objective at p.35 the need to support a
range of housing to maintain a mixed community including affordable housing.
The second objective is to identify suitable opportunities which would support a
range of housing, including affordable housing.

4.14

Planning Policy H1- Housing Development of the Reg 16 DNP states;
“The Neighbourhood Plan supports the development of a
range of housing to maintain and meet the future needs
of Dursley’s diverse community.
The Neighbourhood Plan supports the development of
small infill and disused/under-used sites within the
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settlement boundary as
Settlement Strategy where:

defined

in

the

Dursley

i Development has regard to the character and quality of
the surrounding townscape;
ii New development reflects the form, pattern and grain
of the existing development which contributes positively
to the character of the town or otherwise high quality
design which enhances local character.” (emphasis added)
4.15

Planning Policy H2 – Housing Quality of the Reg 16 DNP states;
“To support the
affordable homes
population.

provision of safe, inclusive and
for Dursley’s diverse and ageing

Planning Applications that will deliver housing that
achieves high qualities of design performance including
Secure By Design Standards and high standards of
energy efficiency and sustainable construction will be
supported and encouraged.”
4.16

The term ‘affordable housing’ encompasses a range of products. It can be
secured by developer contributions from large developments, or it can be
delivered by registered social housing providers or in the case of Stroud, by the
District Council directly.

4.17

The District Council stress that affordable social housing requires significant
subsidy to be delivered, using Council owned sites in combination with Right to
Buy receipts is a proven way that Stroud District Council have delivered additional
affordable homes within the District to help meet local housing needs.

4.18

4.19

The Council’s housing service has three priorities;
•

The sheltered modernisation programme

•

The new build programme

•

Estate regeneration

It is necessary for the Council as landowner to make representation with regard
to the designation of two sites as LGS in order to safeguard its position with
regard to its statutory Housing Strategy obligations and wider land ownership
interests.

4.20

Importantly it should be noted that the Council as land owner does not raise any
objection to the other proposed LGS designations in the DNP. It is landowner for
four of the additional six sites.
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Highfields Play Park and Field
4.21

The October 2017 Stroud District Local Plan Review Issues and Options Paper
consulted on the option of land to the south east Dursley as a broad location for
the future growth of the town. The area considered, known as ‘DUR A North of
Ganzell Lane’ 4 was broadly situated to the south of Highfields Play Park and Field.
While this area is currently situated outside the adopted settlement boundary the
Issues and Options consultation showed the area as a potential location for future
growth.

4.22

SALA sites were clearly annotated on the plan at p.50 of the Issues and Options
consultation document with the Highfields Play Park and Field annotated as
DUR014. For ease of reference the plan is reproduced at Appendix 5.
APPENDIX 5 – EXTRACT FROM STROUD LOCAL PLAN REVIEW ISSUES AND
OPTIONS CONSULTATION (OCTOBER 2017)

4.23

Consideration of the development potential of site DUR014, Highfield Play Park
and Field can be found at Appendix 4 of the September 2017 SALA. The relevant
entry is reproduced at Appendix 6.
APPENDIX 6 – EXTRACT FROM APPENDIX 4 OF STROUD STRATEGIC
ASSESSMENT OF LAND AVAILABILITY (SEPTEMBER 2017)

4.24

It should be noted that Appendix 4 of the SALA contains those sites that the local
planning authority consider not to have future development potential.

4.25

It is considered however, that should this broad location for growth come forward
through the Stroud Local Plan Review that the opportunity is presented for a
master planning exercise for the wider area in order to help deliver the aims and
objectives of the Council’s local Housing Strategy with regard to Council owned
housing stock, estate regeneration and the delivery of affordable homes.

4.26

It is necessary for the District Council to safeguard its position with regard to land
in its ownership in the light of such potential master planning in order to ensure
that the Council’s land holdings are not fettered by any designations that might
prevent an optimum future re-development solution.

4.27

To that end the Council as land owner object to the designation of this site as LGS
as this would effectively confer a ‘Green Belt’ designation on the site and render
many forms of development as ‘inappropriate’.

https://www.stroud.gov.uk/media/356516/local-plan-review_issues-paper_isocompliant_medium-quality.pdf p.50
4
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4.28

The site is currently protected as open space by ES13 of the adopted Local Plan.
It also lies outside the current development boundary of Dursley as defined on
the adopted Local Plan proposals map, it is therefore also currently protected
from inappropriate development by Policy CP15 of the adopted Local Plan.

4.29

The NPPG states that LGS designation should not be used where sites are already
protected by other statutory policy designations, as is the case in this instance
through the adopted development plan.

4.30

The site is not unique or demonstrably special in this part of Dursley as access to
the adjacent countryside for recreation and leisure purposes is afforded from the
site by adjoining public footpath linkages.

4.31

The site has not been evidenced by the DNB to be ‘demonstrably special’ to the
local community as it only attracted 2 written responses of support during
consultation exercises. It is acknowledged that the site does provide sport and
informal recreation facilities for children and young people, however it is not of
special historical importance to the town in terms of local social history, nor does
it contain any features of particular biodiversity importance. It is considered
therefore that it does not merit designation as LGS.

4.32

The site is already afforded protection as open space for the local community by
the adopted Local Plan and therefore does not require further designation as LGS
in the DNP.
Acacia Drive

4.33

The proposed LGS at Acacia Drive comprises an undeveloped green link between
Acacia Drive and Kingsdown, it is a long rectangular parcel of land comprising
mown grass with a cluster of mature trees located at the southern end. A public
footpath, served by street lighting runs north south through the site.

4.34

This site was considered by the local planning authority as part of the May 2017
Strategic Assessment of Land Availability (SALA) 5 where it was found to be
suitable, available and achievable and therefore deliverable with the ability to
contribute to the local planning authorities 5-year housing land supply. An extract
from Appendix 2 of the SALA is attached at Appendix 7.

5

https://www.stroud.gov.uk/media/355587/appendix-2.pdf (ref: DUR002)
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APPENDIX 7 – ACACIA DRIVE EXTRACT FROM STROUD STRATEGIC
ASSESMENT OF LAND AVAILABLITY (SEPT 2017)
4.35

Given the site is owned by the District Council it has the potential to deliver
homes to meet social housing need in Dursley.

4.36

The Acacia Drive site provides the opportunity to continue such provision within
Dursley and the proposed LGS designation would frustrate this objective.

4.37

It would currently be Local Plan policy compliant for the site to come forward for
residential development as the site is an infill plot, albeit green field, that lies
within the settlement boundary of a Tier 1 settlement and is not constrained by
any other policy designations.

4.38

Should the site be designated as LGS then the national policy objective of the
delivery of new housing would be obstructed, contrary to the PPG guidance
described above.

4.39

In this particular instance the housing proposed would be affordable housing as
the site is owned by the District Council who wish to bring it forward in order to
achieve objectives set out in their locally adopted local Housing Strategy.

4.40

The LGS designation, as proposed by the DNP and agreed by Dursley Town
Council would therefore not only frustrate national planning policy objectives of
the delivery of new housing but also locally agreed political objectives of the
delivery of new affordable housing within the District.

4.41

Turning to the criteria required to be satisfied for LGS designation; the site does
not provide demonstrably special recreational opportunities, it does not contain a
locally equipped area for play or play equipment for older children, it is not of
specific beauty or historic importance and is not of demonstrably special wildlife
or biodiversity importance to merit designation as LGS. Moreover, there is no
demonstrable written evidence of public support for the designation.

4.42

The site does provide linkages and permeability between Acacia Drive and
Kingsdown. A design led response to any development coming forward at the site
would seek to retain and enhance existing green linkages for the benefit of
existing and future residents and to encourage opportunities for sustainable
travel by walking and cycling to the Vale Community Hospital and Rednock School
that are both situated to the south of the site.
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4.43

In addition, the proposed Acacia Drive LGS is located in very close proximity to a
site that is worthy of its proposed LGS designation, Kingshill House Play Park.
This site provides a range of play facilities for children and young people and has
historical links to Dursley Town, being part of the original garden of an adjacent
listed house and in terms of being gifted to the local community by a historically
successful local entrepreneur.

4.44

It should also be noted that there are very large areas of protected outdoor play
space designated on the adopted Stroud Local Plan proposals map in close
proximity to the Acacia Drive site to the south of Kingshill Lane that provide for
both formal sport and informal recreation opportunities as well as additional
informal green linkages associated with these sites 6.

6

https://stroud.maps.arcgis.com/apps/webappviewer/index.html?id=8bbb5774fccb4fa797
50bd1bb07706de
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5.

CONCLUSION

5.1

For the reasons described above Stroud District Council, as land owner, objects to
the proposed designation of both Highfields Play Park and Field and Acacia Drive
as Local Green Space. This is both to safeguard the Council’s statutory and
strategic objectives, to which the DNP Examiner is respectfully requested to give
full

consideration, and because the sites have not

been proven to be

demonstrably special to the local community in accordance with NPPF criteria to
merit LGS designation.
5.2

Importantly, the District Council raise no objection to the designation of the
remaining six proposed sites as LGS in the DNP. Stroud District Council are
landowner for four of the additional six LGS sites proposed to be designated.

5.3

It is clear therefore that the District Council do not object to the designation of
LGS in the DNP per se, but in the public interest must object to those sites where
the exercise of their statutory duties could be severely affected by the proposed
LGS designation of Highfield Play Park and Field and Acacia Drive.
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APPENDIX 1
HIGHFIELDS PLAY PARK AND FIELD SITE PLAN

July 2018 | LF | P18-1348

11

Spring

CLOSE

12 14

3

4

19

16

24
18

1

Th
e
2

alk
mW

2

T
1
O UR
MC
A
H
N
5
DOW
6

11

12

15
24

12

53

Motor Sports Circuit
7

16

15

The Pump House

58

SCHOOL ROAD

17a 17

13

TCB

52

17

LB

14

22

Playground
7
46 4

7

8

FOURTH AVENUE

20

Court
7 to 12

19

1 to 6

20a

9 7

1

7

5

ts
Pos

71.9m

nha

1

21

1
15 1

Dow

2

12

8
10

2

27

2

1
2a
1

5

1

18

1

2
ourt
ill C

6

10

3

5

16

4

rs m
Rive

12

Pond

2
20 2
S
LL MEW
CASWE
2
12

34

Dursley Mill

6

to

29

FB

18

CT
16
EAM
18
STR
TLE
1
CAS

24

El Sub Sta

39

25a

21

1

SECOND AVENUE

6

38

20

35

¯

e
Ewelm

29

71.0m

26

35a

Highfields

13

98

27 35c

33

39

El

10

8

26

20

14

1
S CL
PAR SON

48

27

67.7m

76

62

25

River

1

7

1

64

C of E

65

65b

ROAD
70

Playground

Station

25

37
Stone

49

57

SHAKESPEAR

E ROAD

16
10

Spring

30

32

2

1

7

Posts

KIPLING ROAD

11

22

47a

47

1

2

Path

(C) Crown copyright and database rights 2018 Ordnance Survey 100019682

Highfields play area, School Road, Dursley
25/07/2018

Scale - 1:2,500

Stroud District Council Property Services Team
Dursley Neighbourhood Plan Regulation 16 Public Consultation

APPENDIX 2
ACACIA DRIVE SITE PLAN

July 2018 | LF | P18-1348

93
85

35
25

59

48
45

1

CF
38

36

K

LANE

40

39

36
SH
IL
L
33
PA
R

KI
NG

15

56.7m

29

30

20

1

Gas Governor

23

13
f
De

19

Vale

Hospital

29
31

46

65

De
f

RH
0.9
1m
40

20
SW
24
AY
28

KI
NG
2

23

N

33

32

FB

18

OSE
RA CL
2
1 to 1

24

Und

34

ND
ALEXA

55

w

54

Lig

gC
htin

16

20

12

35

Sinks

13

14

58
84
CH

L

1
f
De

63

IL
SH

25

56
72

49
47

17

82.9m

G
KIN

NE
LA

KIN

19

13

14

Sub Sta

33

W
DO
GS

9 11

Def

41

sts 77
Po 6
6

8

4

7

1

2
1 1
9 1

50
46
52

60

2

8

7a

DW

vie
ak
Pe

22

16
to

Kavanaghs

60

42
44
38
34
32
35
28
31
24
E
IV
23 27
DR
K
26
OA
22
18

14

56

Kingshill Cottage

3

29

12

El

1

1

21
23

IV
E

52

R

Playground

19

12

15

NG
KI

D

FB

9

CH

19
5
11
91

IA

)

CF

17

54

18 22
14

AC

28

10

AC

to

Path
(u m

46.6m

CH

KINGSHILL

Kingshill House

L
IL
SH

40

6

5
8

30

38

76

1

2
1

2

St
a

83

1

47
ub

to

ROAD

TCB

El
S

67

LB

66

3

10

CL
OS
E
62

38a

4

1

Everlands Court

GROVE

¯

1

80

10 11

3

5

88
92

100

8

54
50

ED & Ward Bdy

9

32
A

H

96

11

30

R

UPPER CAM

101

m
91
0.

108 4
10

30

95

d
Un

El Sub Sta
m
olu

ns

21

Games Court

86.0m
GP

(C) Crown copyright and database rights 2018 Ordnance Survey 100019682

Stroud District Council land at Acacia Drive/Oak Drive, Dursley
25/07/2018

Scale - 1:2,500

Stroud District Council Property Services Team
Dursley Neighbourhood Plan Regulation 16 Public Consultation

APPENDIX 3
STROUD DISTRICT COUNCIL OBJECTION TO LGS ALLOCATIONS

July 2018 | LF | P18-1348

Dursley NDP – Green Spaces Designation
SDC Response March 2018
Acacia Drive
There is insufficient evidence to meet the relevant criteria set out in Paragraph 77 of the
NPPF, furthermore the value of the site is not sufficient for it to be treated on a basis
consistent with policy for green belts which this designation confers.
•

•

•

•

•

•

•

There is insufficient evidence base to demonstrate that this area is of particular
importance to the local community and warrant its inclusion in the designation– there
is no overwhelming level of public support. (i.e. 10 responses in support of all sites ,
1 in support of this one)
Kingshill House Play Park is in very close proximity to the site and available to the
local community and is another proposed green space allocation in the NDP “Kingshill House Play Park is a formal space with play equipment including a climbing
wall, a slide, scramble net and a giant swing. There is also a large green open space
for informal sports and games”
The Council is in the process of examining all of its landholdings for opportunities to
develop affordable housing and this site has previously been determined as one
suitable for development. It is noted as a potentially suitable development site in the
Stroud SALA 2016.
It is understood that a small housing development and/or community space was put
forward by local residents when the NDP group were consulting on potential
development sites, at Dursley Town Council in 2015
The 3 priorities for the Council’s housing service are its sheltered modernisation
programme, new build programme and estate regeneration. Any new developments
will be of mixed types and tenure with appropriate levels of green space provided to
meet the needs of existing and future residents
Affordable housing requires significant subsidy to be delivered, using Council owned
sites and Right to Buy receipts is a proven way of delivering affordable homes in the
District and this site provides an opportunity for this
A local green space designation will frustrate the Council’s ability to bring forward a
small development which will deliver a range of social, community and
environmental benefits

Highfields Play Park and Field
•
•

•
•

The proposal to designate this space is inconsistent with the proposal not to designate
the War Memorial Recreation Ground. Both offer similar facilities and are protected
Outdoor Play Space in the Stroud Local Plan.
There is insufficient evidence base to demonstrate that this area is of more importance to
the local community and warrant its inclusion in the designation than the Recreation
Ground. The consultation showed more support for the inclusion of the Rec specifically
than for Highfields play park and field (leaflet: 3 in support of both sites specifically, letter
drop: 14 for the recreation ground specifically, 2 for Highfields)
The same arguments against designation would apply as for the Recreation Ground i.e.
that this this would ‘ limit improvements to the recreational and community facilities’
A local green space designation will fetter the District and Town Council’s ability to deal
with this land flexibly in the future, particularly in view of the current review of the Local
Plan and the potential allocation at DUR A North of Ganzell Lane (for housing and /or

community uses only) ref: P50 Stroud District Local Plan Review / Issues and Options
2017. The site lies directly adjacent to this proposed broad allocation along with the
school and Highfields Estate and if the proposal progresses, the whole area should be
considered holistically

Head of Property Services
Stroud District Council
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Site Assessment Checklist
Tips to help you carry out an assessment:


Use your local knowledge to consider answers to the following questions and also visit the site.
Take photos / use maps to clearly show locations where possible.



Go online and visit the Stroud District Council planning pages for current/historical planning
applications – www.stroud.gov.uk/PLO



Go online and visit Gloucestershire County Council’s public rights of way map –
www.gloucestershire.gov.uk/prow



The Strategic Housing Land Availability Assessment for Stroud can be e-mailed to you or found
online at www.stroud.gov.uk/info/plan_strat/SHLAA_2011

1.

Location and general information

a.

Site address:
Land off Acacia Drive
Area:
0.414 Ha

b.

c.

d.

SHLAA capability assessment if known (Strategic housing land availability assessment
i.e. how many houses could the site hold?:

(see above))

Land off Acacia Drive was assessed as part of the SHLAA 2011. Site was considered viable for 27
houses.
Current use (What the land is currently used for and by whom)
Green space adjacent to flats and some houses.

e.

Site planning history (egg alternative uses for the site in the past egg rubbish disposal/cemetery:
(check Stroud District Council’s planning website see above)

No previous planning applications found.
f.

Location of buildings/ foundations if buildings removed:
There are no buildings on this land

g.

Is the land available? (Do you know the landowner & has anyone communicated with them? - For
what uses might they consider selling the land?):
Comments from SDC 10/9/15 The land is owned by Stroud District Council. There is a sound case
for reviewing the opportunities for using this land for new housing. One mitigating issue to consider
is whether local equipped play areas could be improved as part of any change of use.

h.

Current or expired planning permissions:
(check Stroud District Council’s planning website see above)

None
2.

Designations and known constraints

a.

Are there any planning constraints e.g. is the land in a Conservation Area/AONB/SSSI? (use the
maps provided by the Project Administrator/available in the office to establish any or check Stroud District Council’s

Site assessment checklist originally produced by GRCC

February 2015

Page 1

planning website, see above)
There are no planning constraints.

b.

Does the site flood?
The site is on a slope which could potentially flood.

c.

Are there any easements or covenants on the land?
It is not known whether there are any easements or covenants on the land but there is a footpath
with a small footbridge which provides pedestrian access to Kingsdown and Everlands.

d.

Wildlife settlements on the land e.g. wild orchids, crested newts, badgers
There do not appear to be any wildlife settlements on the land.

e.

Agricultural best and most versatile land quality /Tree preservation orders in place/ ancient
woodland:
There are no TPOs or ancient woodland on site.

f.

Gas pipelines/ pylons/power /telephone cables/ drains/ springs/water courses:
Water runs under the small footbridge at one end of the site.

g.

Any rights of way/footpaths, official or otherwise:
(check public rights of way map online, see above)

There is a footpath at the end of the site. Looking at the Glos CC Public Rights of Way map this
footpath would appear to be Cam Footpath 72

3.

Site connections and access

a.

Walking/cycling/driving distance to local facilities- shop, school, open space, bus stop, other facility:
The site is well connected to by foot and cycling to a full range of local amenities.

b.

What kind of access i.e. minor path or direct onto a major route? Any speed restrictions? Is the
access pedestrian &/or vehicular? Might there be better or more direct access via a ransom strip
(owned by whom?) Good access = easy access and good roads approaching it; fair = poor access
into the site but good approach roads (or good access into the site but poor approach roads);
poor= poor access into the site and poor approach roads):
There is good access to the site from the existing road of Acacia Drive.

4.

Landscape, views and form

a.

Is the boundary clearly defined and how (fence/hedge/neighbouring buildings/road etc.:

Site assessment checklist originally produced by GRCC

February 2015
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The boundary is clearly defined at one end of the site by the wall which is the boundary of the
existing house and flats and on the other side by the road.
b.

The nature of the site (e.g. flat v sloping (how steep?) grass/woods/farmed land/brownfield:
The site has a fairly steep slope.

c.

Who/what adjoins the site – is it overlooked by any housing or perhaps businesses? How might
they be impacted by development on the land OR how might they impact on the development e.g.
noise or traffic from businesses:
The site has housing all along one side. The site consists of a large grassed area which provides a
gap between the end of the houses and flats to the road.

d.

Is the site visible from buildings of open spaces further away?
Yes

e.

Views out and in- quality and value
Views out from this site look over towards Cam Peak and surrounding countryside. Views in
capture a built environment.

5.

Your findings based on information

a.

Use all this information to make a judgement on the development potential of the site e.g.
excellent/good/poor/out of the question:
This is potentially a good development site. It is easily accessible by all modes of transport to a
wide range of local services and facilities.

b.

For what uses would you consider it worth developing?:
Housing as this is a SHLAA site or a community space was suggested at Dursley Town Festival
consultation event 2015.
SA Review SG Mtg 18/11/15
 Housing
 Community space

c.

What conditions/mitigation would you expect before any development could go ahead?
To ensure that any new development does not encroach on the existing built environment.

If you have any questions about completing this form please contact Dursley Town Council on
01453 547758 or email: ndp@dursleytowncouncil.gov.uk
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